PLANNING COMMISSION STAFF REPORT

Originator Meeting Date Agenda #
Cary Teague May 13, 2015 VIL.D.
Community Development

Director

INFORMATION/BACKGROUND

Project Description

Frauenshuh Companies is proposing to develop the northeast corner of 7700
France with a free standing, 7,700 square foot seafood restaurant. (See property
location on pages A1-A3.) The site is 17 acres in size and contains a six-story
275,000 square foot office building and a 7,623 square foot single-story office
building (bank) in the southeast corner of the site.

The restaurant would be designed for seating up to 242 people, and would
provide 63 dedicated parking spaces in addition to the shared parking with the
office building. The proposed building would be made of brick, stucco, plank
siding, cedar, glass and metal panels. An area for outdoor dining is proposed
along France Avenue. (See applicant narrative and plans on pages A4-A19.)

The applicant received Preliminary approval of the project in October of 2014.
The proposed plans are consistent with the Preliminary approval. (See approved
Preliminary plans on pages A7-A9.)

The primary issue with this request was that a free-standing restaurant is not a
permitted use in the POD-2 zoning district. A restaurant is a permitted accessory
use within an office building. The applicant went through the sketch plan process
with this request in 2012. Both the Planning Commission and City Council
suggested that PUD rezoning was the best way to approach the use on the site.
(See attached Planning Commission and City Council minutes on pages A20-
A24.)

To accommodate the request, the following is requested:

»  Final Rezoning from POD-2, Planned Office District to PUD, Planned
Unit Development; and

»  Final Development Plan.




SUPPORTING INFORMATION
Surrounding Land Uses

Northerly: Nash Finch Office building; zoned POD-1, Planned Commercial
District and guided Office Residential.

Easterly. Centennial Lakes Office Park; zoned MDD-6 Mixed Development
District and guided for Office Residential.

Southerly: Frauenshuh Office tower located in the City of Bloomington.

Westerly: Office Building; zoned PID, Planned Industrial District and guided
Office Residential.

Existing Site Features

The subject property is 17 acres in size, is relatively flat and contains a multi-
story office building. The site has a very large parking field that is under-
utilized. Excess parking stalls are rented to a nearby car dealership for
storage of new vehicles.

Planning

Guide Plan designation: OR - Office Residential
Zoning: POD-2, Planned Office District - 2

Site Circulation & Traffic

There are no new access points proposed. The existing right in and right out
off of France Avenue would be primary entrance for those coming from the
north. Access from the south and west would be from 77" Street. (See page
A15.) Wenck Associates Inc. conducted a fraffic study and concluded that
the existing roads could support the project. No improvements would be
necessary. (See page A47 of the traffic study.)

The applicant has added the sidewalk connections as recommended by the
Planning Commission during the preliminary review. (See page A9 and A53.)

Sec. 36-1274. Sidewalks, trails and bicycle facilities.

(a) In order to promote and provide safe and effective sidewalks and trails in
the city and encourage the use of bicycles for recreation and
transportation, the following improvements are required, as a condition of
approval, on developments requiring the approval of a final development
plan or the issuance of a conditional use permit pursuant to article V of
this chapter:




(1)

(2)

(4)

()

(6)

It is the policy of the city to require the construction of sidewalks
and trails wherever feasible so as to encourage pedestrian and
bicycle connectivity throughout the city. Therefore, developments
shall provide sidewalks and trails which adjoin the applicant's
property:

a. In locations shown on the city's sidewalk and trail plan; and

b. In other locations where the council finds that the provision of
such sidewalks and trails enhance public access to mass transit
facilities or connections to other existing or planned sidewalks,
trails or public facilities.

Developments shall provide sidewalks between building entrances
and sidewalks or trails which exist or which will be constructed
pursuant to this section.

Developments shall provide direct sidewalk and trail connections
with adjoining properties where appropriate.

Developments must provide direct sidewalk and trail connections to
transit stations or transit stops adjoining the property.

Design standards for sidewalks and trails shall be prescribed by the
engineer.

Nonresidential developments having an off-street automobile
parking requirement of 20 or more spaces must provide off-street
bicycle parking spaces where bicycles may be parked and secured
from theft by their owners. The minimum number of bicycle parking
spaces required shall be five percent of the automobile parking
space requirement. The design and placement of bicycle parking
spaces and bicycle racks used to secure bicycles shall be subject
to the approval of the city engineer. Whenever possible, bicycle
parking spaces shall be located within 50 feet of a public entrance
to a principal building.

(b) The expense of the improvements set forth in subsection (a) of this

Parking

section shall be borne by the applicant.

Wenck Associates also conducted a parking study. (See the attached study
on pages A44-A47.) The Study concludes that the proposed development
could be supported by the existing/proposed parking provided. (See page

A47.)




Based on the square footage of the existing buildings and the proposed
restaurant seating capacity and 45 employees on a maximum shift, 1,245
spaces are required for the site. With the construction of the restaurant there
would be 1,329 spaces on the site. The study concludes that during peak
hours on the site, there is an excess of 459 parking spaces. That does not
include the 391 spaces that are leased to the car dealer. If those cars were
removed, there would be 850 unoccupied parking spaces during the busiest

time of day.
Bike Racks

The applicant has shown (9) bicycle parking spots on the site plan, located
adjacent to the sidewalk connection to the front entrance. (See page A15.)

Landscaping

Based on the perimeter of the site, the applicant is required to have 98 over
story trees and a full complement of under story shrubs over the entire site.
The site currently contains 160 over story trees. There would be about 12-14
trees removed in the area where the proposed building would be located. The
applicant proposes 11 new over story trees, including Lindens, Honey Locust
and Birch, and 15 Techny Arborvitae that were recommended in the
preliminary review to provide screening to the north. (See page A13.) A full
complement of understory landscaping is also proposed around the building.

Loading Dock/Trash Enclosures

Loading and trash pick-up for the restaurant would be at the rear of the
building in the northwest corner. (See page A15.) Trash would be collected
within the building and the garbage truck would pick up in the loading area.
This loading area would be screened from the property to the north by the
Techny Arborvitae. (See page A13.)

Grading/Drainage/Utilities

The city engineer has reviewed the proposed plans and found them to be
acceptable subject to the comments and conditions outlined on the attached
page A56. Any approvals should be conditioned on the conditions outline in
the director of engineering’s memo dated May 8, 2015.

Building/Building Material

The building would be constructed of brick, stucco, plank siding, cedar, glass
and metal panels. (See renderings on page A10.) A materials board will be
presented at the Planning Commission and City Council meetings.




Sighage

The underlying zoning of the property would be POD-2. Commercial signage
similar in size would be the regulations of the PCD-2, Planned Commercial
District-2, therefore, would be subject to sighage requirements of that zoning
district. Staff has incorporated the PCD-2 Zoning District signage regulations
in the PUD Ordinance.

Planned Unit Development (PUD)

Section 36-253 of the Edina City Code provides the following regulations for
a PUD:

1.

Purpose and Intent. The purpose of the PUD District is to provide
comprehensive procedures and standards intended to allow
more creativity and flexibility in site plan design than would be
possible under a conventional zoning district. The decision to
zone property to PUD is a public policy decision for the City
Council to make in its legislative capacity. The purpose and
intent of a PUD is to include most or all of the following:

a.

provide for the establishment of PUD (planned unit
development) zoning districts in appropriate settings and
situations to create or maintain a development pattern that is
consistent with the City's Comprehensive Plan;

promote a more creative and efficient approach to land use
within the City, while at the same time protecting and
promoting the health, safety, comfort, aesthetics, economic
viability, and general welfare of the City;

provide for variations to the strict application of the land use
regulations in order to improve site design and operation,
while at the same time incorporate design elements that
exceed the City's standards to offset the effect of any
variations. Desired design elements may include: sustainable
design, greater utilization of new technologies in building
design, special construction materials, landscaping, lighting,
stormwater management, pedestrian oriented design, and
podium height at a street or transition to residential
neighborhoods, parks or other sensitive uses;

ensure high quality of design and design compatible with
surrounding land uses, including both existing and planned;




e. maintain or improve the efficiency of public streets and
utilities;

f. preserve and enhance site characteristics including natural
features, wetland protection, trees, open space, scenic
views, and screening;

g. allow for mixing of land uses within a development;

h. encourage a variety of housing types including affordable
housing; and

i. ensure the establishment of appropriate transitions between
differing land uses.

At the time of the sketch plan review and preliminary rezoning, both the
Planning Commission and City Council suggested that a PUD would be an
appropriate zoning classification to allow the proposed use, rather than
amending the Ordinance, or rezoning the site for commercial use. (See
minutes on pages A20-A24.) The purpose of the PUD would be to create
a development pattern consistent with the Comprehensive Plan. Limited
retail and service is a described land use allowed in the OR, Office
Residential district in the Comprehensive Plan. The proposed restaurant
would provide a commercial or service use that would enhance this office
zoning district, and provide another fine dining alternative for Edina
residents. A free standing restaurant is not an allowed use in the existing
zoning district. The applicant is proposing a boulevard style sidewalk
along France with a connection to the building and the existing building.

2. Applicability/Criteria

a. Uses. All permitted uses, permitted accessory uses,
conditional uses, and uses allowed by administrative permit
contained in the various zoning districts defined in Section
850 of this Title shall be treated as potentially allowable uses
within a PUD district, provided they would be allowable on
the site under the Comprehensive Plan. Property currently
zoned R-1, R-2 and PRD-1 shall not be eligible for a PUD.

The proposed use, a restaurant would be an allowed use in the OR, Office
Residential area, as described in the Comprehensive Plan. Through a
PUD, the proposed use would be allowed.

b. Eligibility Standards. To be eligible for a PUD district, all
development should be in compliance with the following:




i. where the site of a proposed PUD is designated for more
than one (1) land use in the Comprehensive Plan, the City
may require that the PUD include all the land uses so
designated or such combination of the designated uses
as the City Council shall deem appropriate to achieve the
purposes of this ordinance and the Comprehensive Plan;

The site is guided in the Comprehensive Plan as “Office Residential
— OR,” which encourages the mixing of land uses and limited retail
and service uses.

ii. any PUD which involves a single land use type or
housing type may be permitted provided that it is
otherwise consistent with the objectives of this
ordinance and the Comprehensive Plan;

Again, the proposal is for a mixture of land uses, and introduces a
mixture of land uses including a free standing restaurant to serve
the existing offices in the area.

iii. permitted densities may be specifically stated in the
appropriate planned development designation and shall
be in general conformance with the Comprehensive Plan;
and

Given the size of the existing parcel, the site could be considered
underdeveloped. Nearly half of the property is taken up by parking
spaces that are not needed for the existing office building.

iv. the setback regulation, building coverage and floor area
ratio of the most closely related conventional zoning
district shall be considered presumptively appropriate,
but may be departed from to accomplish the purpose and
intent described in #1 above.

The following shows a compliance table demonstrating how the
proposed new building would comply with the underlying POD-2
Zoning Ordinance Standards. Should the City decide to rezone this
site to PUD, the proposed setbacks, height of the building and
number of parking stalls would become the standards for the lots.
The applicant is not looking for relief from the POD-2 standards;
rather, they are looking for a use that would not be otherwise
allowed in the POD-2 District.




Compliance Table

City Standard (POD-2) Proposed
Building Setbacks 10-
story building
Front - France 35 feet 35 feet
Side - North 20 feet 30 feet
Side — South 20 feet 200+ feet
Rear — West 20 feet 200+ feet

Building Height

4 Stories or 48 feet whichever

One story 20

is less feet tall

Building Coverage 30% 15%
Maximum Floor Area .50 of the tract .44 of the tract
Ratio (FAR) Tract size = 17 acres or Gross s.f. =

740,520 s.f. 326,623 s f.
Parking Stalls (Site) 1,245 spaces office + 1,329 spaces

restaurant

Parking Stall Size 8.5 x18 8.5x18
Drive Aisle Width 24 feet 24 feet

PRIMARY ISSUES/STAFF RECOMMENDATION
Primary Issues

e Are the proposed Final Plans consistent with the approved Preliminary
Plan and is the PUD appropriate?

Yes. The proposed plans are consistent with the preliminary approval and the
conditions of approval. As determined at Preliminary approval, the PUD is
appropriate for the site for the following reasons:

1. As found during preliminary review, the proposal meets the City’s criteria for
PUD zoning. In summary the PUD zoning would:

a. Provide a mixture of use within the area/site by allowing a free standing
restaurant to be located on the subject site.

b. Create a pedestrian friendly development with the construction of the
boulevard style sidewalk along France Avenue and connections to the
existing and proposed buildings.




2. The proposed uses would fit in to the neighborhood. As mentioned, this site
is guided in the OR, Office Residential which encourages limited retail and
services uses and a mix of land uses.

3. The existing roadways would support the project. Wenck Associates
conducted a traffic impact study, and concluded that the proposed
development could be supported by the existing roads. (See traffic study on
pages A25-A47.)

The proposed project would meet the following goals and policies of the

Comprehensive Plan:

a.

Movement Patterns.

= Provide sidewalks along primary streets and connections to
adjacent neighborhoods along secondary streets or walkways.

= A Pedestrian-Friendly Environment.

Encourage infill/redevelopment opportunities that optimize use of city
infrastructure and that complement area, neighborhood, and/or corridor
context and character.

Support and enhance commercial areas that serve the neighborhoods,
the city, and the larger region.

Increase mixed use development where supported by adequate
infrastructure to minimize traffic congestion, support transit, and
diversify the tax base.

Increase pedestrian and bicycling opportunities and connections
between neighborhoods, and with other communities, to improve
transportation infrastructure and reduce dependence on the car.

Buildings should be placed in appropriate proximity to streets to create
pedestrian scale. Buildings “step down” at boundaries with lower-
density districts and upper stories “step back” from street.

Staff Recommendation

Preliminary Rezoning to PUD & Final Development Plan

Recommend that the City Council approve the Final Rezoning from POD-2,
Planned Office District to PUD, Planned Unit Development District and
Preliminary Development Plan to build a free standing 7,700 square foot,
seafood restaurant at the northeast corner of 7700 France Avenue.




Approval is subject to the following findings:

1.

The project would introduce a use that would fit into the area, and provide a
service for local employees and nearby residents.

With adequate pedestrian connections and facilities, the project would
create a pedestrian friendly development which would encourage walking in
the district.

The PUD would ensure that the building proposed would be the only
building built on the site, unless an amendment to the PUD is approved by
City Council.

The existing roadways would support the project. Wenck Associates
conducted a traffic impact study, and concluded that the proposed
development could be supported by the existing roads.

The proposed project would meet the following goals and policies of the
Comprehensive Plan:

a. Movement Patterns.
=  Provide sidewalks along primary streetsand connections to
adjacent neighborhoods along secondary streets or walkways.
= A Pedestrian-Friendly Environment.

b. Encourage infill/redevelopment opportunities that optimize use of city
infrastructure and that complement area, neighborhood, and/or corridor
context and character.

c. Support and enhance commercial areas that serve the neighborhoods,
the city, and the larger region.

d. Increase mixed use development where supported by adequate
infrastructure to minimize traffic congestion, support transit, and
diversify the tax base.

e. Increase pedestrian and bicycling opportunities and connections
between neighborhoods, and with other communities, to improve
transportation infrastructure and reduce dependence on the car.

f.  Buildings should be placed in appropriate proximity to streets to create
pedestrian scale. Buildings “step down” at boundaries with lower-
density districts and upper stories “step back” from street.

Final approval is subject to the following Conditions:
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1. Subject to staff approval, the site must be developed and maintained in
substantial conformance with the following plans, unless modified by the
conditions below:

Site plan date stamped April 21, 2015.

Grading plan date stamped April 21, 2015.

Landscaping plan date stamped April 21, 2015.

Building elevations date stamped April 16, 2015

Building materials board as presented at the Planning Commission and
City Council meeting.

2. The property owner is responsible for replacing any required landscaping
that dies

3. The applicant shall construct a boulevard style sidewalk along France and
sidewalk connections from the existing building to the restaurant and from
the boulevard sidewalk to the building.

4. The Final Lighting Plan must meet all minimum landscaping requirements
per Section 850.04 of the Zoning Ordinance.

5. The Final Lighting Plan must meet all minimum requirements per Section
36-1260 of the City Code.

6. Submit a copy of the Nine Mile Creek Watershed District permit. The City
may require revisions to the approved plans to meet the district's
requirements.

7. Compliance with all of the conditions outlined in the director of engineering’s
memo dated May 8, 2015.

8. Final Rezoning is subject to a Zoning Ordinance Amendment creating the
PUD, Planned Unit Development for this site.

PUD Ordinance

Recommend the City Council adopt the Ordinance Amendment to establish the
PUD-8, Planned Unit Ddvelopment-8 District at 7700 France Avenue.

Deadline for a city decision: August 16, 2015
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ORDINANCE NO. 2015-__

AN ORDINANCE AMENDING THE ZONING ORDINANCE
TO ESTABLISH THE PUD-8, PLANNED UNIT DEVELOPMENT-8
DISTRICT AT 7700 FRANCE AVENUE

The City Of Edina Ordains:

Section 1. Chapter 36, Article VIII, Division 4 is hereby amended to rezone the below described
property to PUD, Planned Unit Development in accordance with the following:

Sec. 36-494

(a)

(b)

(c)

(d)

(e)

(f)
(8)

Planned Unit Development District-8 (PUD-8) ~ 7700 France

Legal description:

Insert Legal

Approved Plans. Incorporated herein by reference are the re-development plans
received by the City on April 16 and 21, 2015 except as amended by City Council
Resolution No. 2015-__, on file in the Office of the Planning Department.
Principal Uses:

All uses allowed in the POD-2 Zoning District

A free-standing restaurant.

Accessory Uses:

All accessory uses allowed in the POD-2 Zoning District.

Conditional Uses:

All conditional uses allowed in the POD-2 Zoning District.

Development Standards. Development standards per the POD-2 Zoning District.

Signs shall be regulated per the POD-2 Zoning District.




Section 3. This ordinance is effective immediately.

First Reading:

Second Reading:

Published:

ATTEST:

Debra A. Mangen, City Clerk James B. Hovland, Mayor

Please publish in the Edina Sun Current on:
Send two affidavits of publication.

Bill to Edina City Clerk

CERTIFICATE OF CITY CLERK

I, the undersigned duly appointed and acting City Clerk for the City of Edina do hereby certify
that the attached and foregoing Ordinance was duly adopted by the Edina City Council at its
Regular Meeting of , 2015, and as recorded in the Minutes of said Regular Meeting.

WITNESS my hand and seal of said City this day of , 2015.

City Clerk
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Concluding Teague also stated if this proposal “moves forward” a traffic study would need
to be completed to determine impacts on adjacent roadways.

Appearing for the Applicant

David Anderson, Frauenshuh.

Comments/Questions

. Commissioner Fischer said this seems reasonable considering the size of the tract and
asked Planner Teague if he knows the reason a freestanding restaurant isn’t allowed in a
POD-2 zoning district. Teague responded he really doesn’t know the history behind this
decision. Commissioners said maybe the decision to exclude freestanding restaurants in
this zoning district was to prevent fast-food restaurants from popping up.

Applicant Presentation

Mr. Anderson briefed the Commission on the history of the property. He said the site is 17
acres that consists of a principal multi-story office building totaling 319,000 square-feet.
Anderson explained that the site includes underground parking spaces for building tenants
and ample surface parking with over 1,400 parking spaces for building tenants and guests.

Continuing, Anderson said the property has a solid appeal in the market place and is in a
sound financial position. Anderson said this request is a direct response to market interest.
He noted the property is very large and the proposed building isn’t very large. Anderson
introduced Eric Reiner of Sperides Reiner Architect.

Mr. Reiner informed the Commission that at this time they are not working with a
particular restaurant company. They are only working off directives to develop a
restaurant that engages France Avenue and complements the office building(s).

Chair Grabiel noted if you look up and down France Avenue there are a number of
restaurants. Grabiel asked if there was a decision on the type of restaurant. Mr. Reiner
responded that their goal is an upscale high service restaurant.

Commissioner Carpenter asked if the applicant viewed the site in broader terms. Mr.
Anderson responded that if one views the site the proposed location of the restaurant is on
anatural pad. Anderson explained that at this time the office market is slow; however, if a
PUD is granted the option of amending the PUD would remain. Concluding, Anderson said
at this time they believe a high-end restaurant addressing France Avenue is a great fit for
the area and of benefit to the site itself.

Commissioner Forrest said she agrees with a rezoning to PUD, adding it’s a great idea
trying to incorporate the restaurant to work with the public realm.
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3.0 Existing Conditions

The proposed site is currently used for parking and landscaping. The site is bounded by France Avenue
on the east and parking lots on the north, south, and west.

Near the site location, France Avenue is an eight lane divided roadway with turn lanes at major
intersections. 76" Street is a four lane divided roadway with turn lanes at major intersections.
Minnesota Drive is a four lane undivided roadway with turn lanes at major intersections. Johnson
Avenue, 77" Street, and Parklawn Avenue are four lane undivided roadways with turn lanes at major
intersections. Existing conditions at intersections near the proposed project location are shown in
Figure 3 and described below.

France Avenue/76th Street (traffic signal control)

This intersection has four approaches and is controlled with a traffic signal. The eastbound and
westbound approaches provide two left turn lanes, two through lanes, and one right turn lane. The
southbound approach provides one left turn lane, three through lanes, and one right turn lane. The
northbound approach provides one left turn, three through lanes, and one through/right turn lane.

France Avenue at Site Access (minor street stop sign control)

This intersection provides right turn only access to/from the parking areas on the west side of France
Avenue. France Avenue has a raised median at this location, which prohibits left turns in and out. The
eastbound approach provides one lane for exiting right turns. The southbound approach provides three
through lanes and one through/right turn lane. The northbound approach provides four through lanes.

France Avenue at Minnesota Drive (traffic signal control)

This intersection has four approaches and is controlled with a traffic signal. The eastbound and
westbound approaches provide one left turn lane, two through lanes, and one right turn lane. The
southbound approach provides one left turn lane, three through lanes, and one through/right turn lane.
The northbound approach provides one left turn, three through lanes, and one right turn lane.

Minnesota Drive at Site Access (minor street stop sign control)

This intersection has four approaches and is controlled with stop signs on the northbound and
southbound approaches. The eastbound and westbound approaches provides one left turn lane, one
through lane, and one through/right turn lane. The northbound and southbound approaches provide
one left turn/through/right turn lane.
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